COUNCIL AGENDA: 03-18-14

ITEM: ||,&~

SAN JOSE Memorandum

CAPITAL OF SILICON VALLEY

TO: HONORABLE MAYOR FROM: Planning Commission
AND CITY COUNCIL
SUBJECT: SEE BELOW DATE: March 3, 2014

COUNCIL DISTRICT: 7

SUBJECT: PDC14-002. PLANNED DEVELOPMENT REZONING FROM A(PD)
PLANNED DEVELOPMENT ZONING DISTRICT TO A(PD) PLANNED
DEVELOPMENT ZONING DISTRICT TO AMEND THE DEVELOPMENT
STANDARDS OF A PRIOR PLANNED DEVELOPMENT REZONING
APPROVAL (PDC08-032) TO ALLOW HORIZONTAL MIXED-USE, AND
TO MODIFY SETBACK REQUIREMENTS AND PARKING RATIOS ON
AN APPROXIMATELY 2.05 GROSS ACRE SITE.

RECOMMENDATION

The Planning Commission voted 7-0-0 to recommend that the City Council adopt an ordinance to
approve the subject Planned Development Rezoning from A(PD) Planned Development Zoning
District to A(PD) Planned Development Zoning District to amend the development standards of the
prior Planned Development Rezoning (File No. PDC08-032) to allow horizontal mixed-use, and to
modify setback requirements and parking ratios on an approximately 2.05 gross acre site on the west
side of Monterey Road, north and south of Esfahan Drive (10024 Tract).

OUTCOME

Should the City Council approve the subject Planned Development Rezoning, the previously
approved Rezoning would retain the development capacity of up to 22 attached residential units and
17,500 square feet of retail uses, and allow the uses in a horizontal mixed-use configuration with
reduced setbacks and retail parking ratio.

BACKGROUND

The applicant, Montecito Vista LLC, is requesting a modification to the development standards of a
prior Planned Development Rezoning approval (PDC08-032) located on Monterey Road (former
“Goble Lane” site) to allow horizontal mixed-use, and modify setback and retail parking
requirements.
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On February 26, 2014, the Planning Commission held a public hearing to consider the proposed
Planned Development Rezoning. The Director of Planning, Building and Code Enforcement
recommended approval of the proposed Rezoning. Staff noted that one neighbor has requested
information regarding building setbacks and parking ratios and noted support for the Rezoning
proposal.

The applicant, representing Integral Communities, mentioned that they fully support the staff
recommendation and are willing to address any issues. Commissioner Kamkar inquired if the
proposal reduced the overall square footage allowed by the current zoning. Staff responded that the
current zoning allows 17,500 to 18,000 square feet of retail area, and the proposed Rezoning, at
17,500 square feet, would retain the previously approved square footage requirements.
Commissioner Abelite inquired if concurrent construction or phasing for the retail and residential
units would be required. Staff noted that the conditions related to concurrent construction will be
included at the time of the Planned Development Permit stage.

The Planning Commission voted 7-0-0 to recommend that the City Council approve the project.

ANALYSIS

A complete analysis of the issues regarding this project is contained in the staff report, which is
attached for reference.

EVALUATION AND FOLLOW-UP

Should the Rezoning be approved by the City Council, the applicant will be required to secure a
Planned Development Permit from the Planning Director in order to implement the subject
Rezoning, '

PUBLIC OUTREACH/INTEREST

D Criteria 1: Requires Council action on the use of public funds equal to $1 million or
greater.
(Required: Website Posting)

D Criteria 2: Adoption of a new or revised policy that may have implications for public
health, safety, quality of life, or financial/economic vitality of the City. (Required: E-
mail and Website Posting)

D Criteria 3: Consideration of proposed changes to service delivery, programs, staffing that
may have impacts to community services and have been identified by staff, Council or a
Community group that requires special outreach. (Required: E-mail, Website Posting,
Community Meetings, Notice in appropriate newspapers)

Although this item does not meet any of the above criteria, staff followed Council Policy 6-30:
Public Outreach Policy. A notice of the public hearing was distributed to the owners and tenants
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of all properties located within 500 feet of the project site and posted on the City website. The

rezoning was also published in a local newspaper, the Post Record. This staff report is also
posted on the City’s website. Staff has been available to respond to questions from the public.

COORDINATION

This project was coordinated with the Department of Public Works and the City Attorney’s Office.

CEQA

Addendum to Goble Lane EIR, Resolution No. 72877

/s/
DAVE SYKES, SECRETARY
Planning Commission

For questions please contact Steve Piasecki, Interim Planning Official, at 408-535-7893.

Attachment: Staff Report



P.C. Agenda: 02-26-14

STAFF REPORT fom: 3.
PLANNING COMMISSION
FILE NO.: PDC14-002 Submitted: 01/16/2014
PROJECT DESCRIPTION: Planned Existing Zoning A(PD) Planned Development

Development Rezoning from A(PD) Planned Proposed Zoning A(PD) Planned Development

Development Zoning District to A(PD)

Planned Development Zoning District fo General Plan 2040 Combined Industrial/

amend the development standards of a prior Commerefal

Planned Development Rezoning approval Council District 7

(PDC08-032), to allow horizontal mixed-use, HIS'[O.I‘IC Resource No — -
and to modify setback requirements and Specific Plan Communications Hill Planned

parking ratios on an approximately 2.05 gross Community

acre site.

LOCATION: West side of Monterey Road,
north and south of Esfahan Drive (10024 TRACT)

Aerial Map
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RECOMMENDATION

Planning staff recommends approval of the proposed Planned Development Rezoning for the following
reasons:

1. The project conforms to the site’s General Plan Land Use Transportation Diagram designation of
Combined/ Industrial Commercial.

2. The proposed project conforms to the design intent and objectives identified in the Communications
Hill Specific Plan.

The proposed project furthers the objectives of the City’s infill housing strategies.
The proposed project is compatible with the surrounding land uses.
The proposed project conforms to applicable policies of the City’s Commercial Design Guidelines.

The proposed project conforms to applicable policies of the City’s Residential Design Guidelines.

NSy R

The proposed project conforms to the requirements of CEQA.

BACKGROUND & DESCRIPTION

The applicant, Montecito Vista LLC, is requesting a Planned Development Rezoning from A(PD)
Planned Development to A(PD) Planned Development in order to amend the development standards of a
prior Planned Development Rezoning approval (PDC08-032) on a 2.05 acre portion of a 29.5 acre site, to
allow horizontal mixed-use commercial, and modified setback and parking requirements..

The existing Planned Development Zoning (PDC08-032) allows up to 969 residential units, 17,500 to
18,000 square feet of commercial/retail in a vertical mixed use configuration (ground floor retail w/
residential above) on a larger 29.5 acre site. The subject rezoning is applicable to the development of Lots
1 & 2 only. The current zoning approval will remain in effect for the remainder of the 29.5 gross acre site.

Area proposed to be rezoned:
(File No. PDC14-002)
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The proposed rezoning will only apply to a smaller 2.05 acre portion of the original 29.5 acre and would
allow up to 22 residential units and 17,500 square feet of retail area in a horizontal mixed use
configuration. The proposed rezoning specifies the development of 17,500 square feet of free-standing
commercial retail in three buildings (fronting Monterey Road), and a total of 22 single-family attached
units organized into three blocks of eighteen (18) units facing the Public Park across Goble Lane (Lot 1),
and one block of four (4) units (Lot 2).

The retail development on Lot | will provide a landscaped open plaza between the two buildings fronting
Monterey Road. The 10-foot setback along Monterey Road per the current development standards will be
reduced to minimum 6-foot to allow enhanced articulation of the retail frontage. The proposed setbacks
vary between 6-foot and 10-foot. Per Chapter 20.90, Parking and Loading of the Zoning Ordinance, retail
developments would require a parking ratio of 1:200 and the applicant has proposed a parking ratio of
1:333. Per the current Zoning, the project allows an alternating parking arrangement whereby the
commercial parking requirement, developed as part of the mixed-use commercial residential project
including podium units, may be reduced by up to twenty percent. The applicant is proposing 22 single-
family detached units, with two-car enclosed garage spaces to be provided for each unit, and thereby, the
retail parking would not share an alternating arrangement but would utilize the retail parking spaces
separating the two uses. The on-street parking along Goble Lane across the proposed City Park would be
utilized for additional visitor parking requirements for the residential units.

ANALYSIS

General Plan Conformance
Land Use Diagram:

The proposed project conforms to the site’s General Plan Land Use/Transportation Diagram designation
of Combined Industrial/ Commercial as modified by a General Plan and text amendment (GP02-07-
04/GPT02-07-04) that were approved by the City Council on June 15, 2004. This designation

occurs in areas where the existing development pattern exhibits a mix of commercial and industrial land
uses and development intensity can vary significantly in this designation based on the nature of specific
uses likely to occur in a particular area.

Communications Hill Specific Plan:

The project site is located in the northeastern portion of the Communications Hill Planned Community
(CHPC) in the City’s General Plan. This area consists a variety of land uses including low density
residential, heavy industrial, and combined industrial/commercial uses. The CHPC retains most of the
commercial, light industrial, and heavy industrial designations along Monterey Road and the UP/SP
railroad tracks at the base of the hill. A requirement for a commercial component was included in this
Amendment to partially offset the loss of employment lands. The definition of the new land use
designation is as follows:

“This density is typified by three-to four-story apartments or condominiums over parking,
as well as vertical mixed use residential/commercial development. Along Monterey Road,
neighborhood commercial uses are required on the ground floor with residential units
above. The commercial component should be well integrated and well designed in the
context of the overall development. To create a viable neighborhood commercial location,
a minimum of 18,000 square feet of commercial space should be located along Monterey
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Road. It should be oriented to and accessible from Monterey to begin fo create a more
pedestrian-friendly environment along Monterey Road. ”

The maximum allowed number of units will not be altered as part of this rezoning and the total number of
built residential units will be lower than the 969 units allowed by the current Zoning. A total of 22 single-
family attached residential units are proposed through this rezoning application. The current Zoning
allows retail area at a minimum of 17,500-18,000 square feet; the applicant has proposed a total of 17,500
square feet of retail space on Lots 1 and 2.

Environmental Review

The CEQA clearance for the proposed project was provided by an Addendum to the Goble Lane
Environmental Impact Report. The subject project is similar to the original proposal and is therefore covered
by the use of the EIR. As concluded in this Addendum for this project, the proposed rezoning will not result
in any new or more significant environmental impacts. The original (and the proposed) project would result
in the following significant, unavoidable impacts:

o Significant impacts associated with odors (from adjacent asphalt plant).

e Significant project and cumulative traffic impacts associates with a one percent increase in traffic on
three freeway segments, including SR 87 between Curtner Avenue and Almaden Expressway; SR 87
between Almaden Expressway and Alma Avenue; and US 101 between Tully Road and Story Road.

e Significant cumulative traffic impacts associated with the decrease in level of service to three
signalized intersections, including the Almaden Road & Curtner Avenue; SR 87 NB on/off ramps &
- Curtner Avenue; Monterey Highway & Curtner Avenue/Tully Road.

e Significant cumulative contribution to the existing jobs/housing imbalance in San José.
e Significant cumulative contribution to the loss of industrial land in San José.

All other impacts of the proposed project, including land use, visual, geology and soils, hydrology,
vegetation and wildlife, hazardous materials, cultural resources, transportation and circulation, air quality,
noise and utilities would be reduced to a less than significant level with the implementation of mitigation
measures identified in the EIR.

Project Design

The scope of the project is limited to allow horizontal mixed-use, modify setback requirements and
parking ratios on an approximately 2.05 gross acre site. The change in the setback to the east property line
along Monterey Road is to allow the architectural projections to be located a minimum of six (6) feet from
the property line. The proposal includes an open landscaped plaza, enhanced architectural details and
fenestration, and would provide a compatible interface with the architectural character of the surrounding
residential neighborhood.

Parking

The proposed parking reduction for retail at 1 parking space per 333 square feet is consistent with parking
reductions approved for other neighborhood business district developments containing a mix of
commercial and non-commercial uses which contribute to neighborhood identity by serving as a focus for
neighborhood activity, and which would typically allow a ratio of 1:400. The 22 attached residential units
comprising of two and three-bedroom units have been provided with a two-car garage each and meets the
requirements of the Zoning Code. Lot 1 is provided with 8 two-car garages, 10 retail parking spaces
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and | motorcyele stall. Lot 2 is provided with 36 two-car garages, 46 retail parking spaces and 4
motorcycle stall. The parking ratio for this development will be considered with additional analyses
through the Planned Development Permit process, ’

Setbacks

The current development standards for the project require a 10 fool setback from the Monterey Road
frontage. The applicant is requesting a reduced minimum 6 foot setback ol from the east property line along
this [tontage and along Esfahan Drive. Therefore, a 6-foot setback is proposed along the east, north and
south property lines and a 10-foot setback along the west property line. The setbacks proposed for the 22
single-family residential units are consistent with the remainder of the Goble Lane development,

Relail Square Footage

Per the Development Standards approved by the current zoning (File No, PDC08-032), a minimum of
17,500 square feet and a maximum of 18,000 square fool of retail area is required. This rezoning proposes
a total retail area of 17,500 square eet for Parcels 1& 2 and is consistent with the current zoning
requirements.

PUBLIC OUTREACH/INTEREST

Public outreach for this project was conducted in conformance with City Council Policy 6-30. A notice of
the public hearing was distributed to the owners and tenants of all properties located within 1000 feet of
the project site and posted on the City website. The rezoning was also published in a local newspaper, the
Poast Record, This stalT veport is also posted on the City’s webs }te/"/S/ta T has been available 1o respond to

questions [rom the public. N /
™ /
Project Manager: Aparna Ankola Approved by: N / A&7 o onnf. *
s \_{?A., % L=t

Owner/Applicant; Altachments;
Owner; Draft Development Standards
Evan Koapp, The Montecito Vista Project Owner | Public Works Memorandum
888 San Clemente Suite 100 Plan-set

Newport Beach, CA 92660

Applicant:

The Montecito Vista Project Owaper LLC
500 La Gonda Way

Danville, CA 94526




PDC14-002
GOBLE LANE PROJECT LOT 1 & 2

REVISED GENERAL DEVELOPMENT
STANDARDS

Permitted Uses: Horizontal Mixed Use Commercial / Retail with
Residential

Maximuni Number of

Residential Units: 22

Size of Commercial/Retail Uses: 17,500 square feet of commerci

Allowable Commercial Uses:

Conform to the requirements of the CP Commercial Pedestrian vonmg
SJMC as amended Cond1t10nal Uses of the CP Commelclaleedestrlan

Parking Ratio Requirements:
Single Family Attached:

H

Mixed Use
Commercial Retail:

Conform o the requirements of Title 20 of the SIMC, as
amended.

etalllb Redqced parking ratios for retail units of up to 1:400

may'bel considered through a Planned Development Permit
based on further analysis at the discretion of the Director
glanmng, Building, and Code Enforcement.

6 feet to building above gl'ade »

North (Esfahan Dr 6 feet to building above grade for Lot 2; 10 feet to building

above grade for Lot 1
West (Goble Lane) 10 feet to building above grade

South (Montecito Vista Drive) 6 feet to building above grade




Maximum Height: 50 feet. Pursuant to the Communications Hill Specific Plan
and approved General Plan Text Amendment (GPT02-07-
04), up to 30% of each building footprint may exceed 50
feet and/or 4 stories. Such areas above 50 feet and/or 4
stories shall be non-habitable architectural features and
may extend up to a maximum of 65 feet.

Private Open Space: Single Family Attached: 100 sq.ft / unit (Minimum
Dimension: 6 feet)

Internal Setbacks / Separations:

e Minor architectural projections, such as chimneys and bay, v i ,
building setback by no more than 2'-0" for a horizontal di:
length.

GENERAL NOTES

Water Pollution Control Plant Notice: , i ‘ ‘
Pursuant to Part 2.75 of Chapter 15.12 of the San J ose M: 'mpal €6de, no vested 1‘1ght to a
bu11d1ng permit shall accrue as the result of the grantlng o l'and development approvals and

trol Plant will cause the total
' se/Santa Clara Water’

Public Off-site Imprdvements:

All public off-site improvements shall be implemented to the satisfaction of the Director of Public
Works. Prior to the issuance of building permits, the applicant shall be required to obtain a Public
Works clearance (3-16147) as follows:

L. Private Streets. The plan set includes details of private infrastructure improvements. The
details are shown for information only; final design shall require the approval of the
Director of Public Works.



2. Street Improvements

a. Construct or contribute towards the construction of a second westbound left turn
lane on Tully Road. This will include, but not be limited to, median island and
traffic signal modification, restriping, and removal of the railroad tracks.

b. Extend or contribute towards the extension of the northbound left turn lanes on
Monterey Road to 450 feet per lane. This will include, but not be limited to,
median island modification and restriping.

c. Install a new traffic signal at the proposed southerly project entrance on Monterey
Road.
3. Median Island. There is an existing median island on Monterey ‘Rgad that is not

1n001porate post-construction mltlgatlon m asures to cont101 :
cnt/practical. Planned‘ development permit plans for

Shared Access thh Ra ,ch Property

The final location of a: éhaled driveway and/or street with the adjacent Raisch property shall be
determined at the Planned Development Permit stage to satisfaction of the Directors of Planning
and Public Works.

Mobile Home Park Closure:

This project shall comply with all requirements identified in Title 20 of the STMC related to the
conversion of mobile home parks as applicable.

Tree Preservation and Removal:

Trees proposed for removal shall be mitigated as follows:

3



18"+ diameter trees shall be replaced at a 4:1 ratio with 24-inch box trees.
[2"-18" diameter trees shall be replaced at a 2:1 ratio with 24 inch box trees.

Less than 12" diameter trees shall be replaced at a 1:1 ratio with 15-gallon trees.

Environmental Mitigation:

The Environmental issues and Mitigation Measures are as follows:

1.

Vegetation and Wildlife. Preconstruction surveys shall be conducted no more than 30 days
prior to the start of site grading. If breeding owls or other raptors are located on or
immediately adjacent to the site, a construction-free buffer zone (typically 250 feet)
around the active burrow or nest tree shall be established for tl} “dqlatlon of breeding until

young birds have fledged. If owls or other raptors are residen during'the non-breeding
season (September to January), the project developer shall'f spon31ble f01 ensuring that

certifies that measures to avoid harm to the birds
removal.

depth where clean soil i is known to occur (no me than‘fllive feet below the gfound
ite and dlsposed of at a licensed
hazardous materials disposal 31teh Bulldmg pelmlts W
contaminated soil is removed flom‘l; e

.The féil‘owing dust conttol fneasules shall be
1mplemented dunng all demolition anq constructi phases (1) watering shall be used to
control dust generatfad wdunng demolition of;structiire; s and break-up of pavement, (2) use

ks;(3) watel all active construction areas at least
or stockplles of debns soil, sand or othel matenals that can be

apply wz}tel three timesjdaily}' pply, (_non tOXIC) soil stabilizers on all unpaved access

1oads péﬂqng areas and "agmg areas at construction SItes (7) sweep dally (w1th watel

roadways, an ‘ 3‘ "eplant vegetation in disturbed areas as qulckly as possible.

Noise. This project shall comply with the noise recommendations identified in the
acoustical report prepared for the project noise to the satisfaction of the Director of
Planning. Additionally, building sound insulation requirements shall include the provision
of forced-air mechanical ventilation for all new units, so that windows could be kept
closed at the occupant's discretion to control noise.

Utilities and Service Systems — Water Supply. As required by SB 610 (2001), codified at
Water Code section 10910 et seq., the City has considered information relating to the
water supply for the Project, and finds as follows:

Recycling. Scrap construction and demolition material shall be recycled. Integrated Waste
Management staff can provide assistance on how to recycle construction and demolition
debris from the project, including information on available haulers and processors.

4




SAN JOSE Memorandum

CAPITAL OF SILICON VALLEY

TO: Aparna Ankola FROM: Maria Angeles
Planning and Building Public Works
SUBJECT: FINAL RESPONSE TO DATE: 02/07/14

DEVELOPMENT APPLICATION

PLANNING NO.:  PDC14-002

DESCRIFTION: Planned Development Rezoning from A(PD) to A(PD) Planned
Development to amend development standards of previous Zoning (File
No., PDC08-032) to allow horizontal mixed use, and to modify front
setback and parking ratios on a 3.76 gross acre site.

LOCATION: west side Monterey Road, north and south of Esfahan Drive

P.W.NUMBER: 3-16147 :

Public Works received the subject project on 01/27/14 and submits the following comments and
requirements.

Project Conditions:

Public Works Clearance for Building Permit(s) or Map Approval: Prior to the approval of
the Tract or Parcel Map (if applicable) by the Director of Public Works, or the issuance of
Building permits, whicheyer occurs first, the applicant will be required to have satistied all of the
following Public Works conditions. The applicant is strongly advised to apply tor any necessary
Public Works permils prior to applying for Building permits.

I Transportation: The project traffic was analyzed with the original EIR prepared for this
site. under Planned Development Rezoning No, PDC02-066. With this new proposal, the
traffic will remain below the threshold of the original analysis, The construction of the
traffic signal at Monterey Road and Monteeito Vista Drive is still required per the
previously-approved Planning Permit No, PD05-077.

Stormwater Runoff Pollution Control Measures: This project must comply with the
City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which requires
implementation of Best Management Practices (BMPs) which includes site design
measures, source controls and numerically-sized Low Impact Development (LID)
stormwater treatment measures to minimize stormwater poltutant discharges. Al the PD
permit stage submit the following:

b9

a) Completed stormwater data sheets. Copies are available at the following website:
hitp://stormwaler.sanjoseca.gov/planning/stormwater//
b) This project is located within a Priority Development Area (PDA) and may

qualify for LID reduction credits which would allow the use on non-LID
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measures. Provide a completed Special Projects worksheet, also located in the
link indicated in 2.a) above, and narrative as outlined in Appendix I (Section 1.7)
of the C3 Stormwater Control Handbook.

c) The project's stormwater control plan and numeric sizing calculations, Final
inspection and maintenance information on the post-construction treatment
control measures must be included on the final Stormwater Control Plan.

Stormwater Peak Flow Control Measures; The project is located ina
Hydromodification Management (HM) area. If the project creates and/or replaces one
acre or wore of impervious surface, the project must comply with the City’s Post-
Construction Hydromaodilication Management Policy (Council Policy 8-14) which
requires 1M projects to demonstrate that post-project runoff does not exceed estimated
pre-project rumoft rates and durations.

Flood: Zone D The project site is not within a designated Federal Emergency
Management Agency (FEMA) 100-year Hoodplain. Flood Zone D is an unstudied area
where flood hazards are undetermined, but flooding is possible. There are no City
floodplain requirements for Zone D.

Sewage Fees: In accordance with City Ordinance all storm sewer area fees, sanitary
sewer connection fees, and sewage treatment plant connection [ees, less previous credits,
are due and payable.

Parks: This residential project is subject to either the requirements of the City’s Park
Impact Ordinance (Chapter 14.25 of Title 14 of the San Jose Municipal Code) or the
Parkland Dedication Ordinance (Chapter 19.38 of Title 19 of the San Jose Municipal
Cade) for the dedication of land and/or payment of fees in-liew of dedication of land for
public park and/or recreational purposes under the formula contained within in the
Suhject Chapter and the Associated Fees and Credit Resolutions.

a) The existing parkland agreement will need to be amended to reflect this project’s
new proposal.
b) There may be additional dedication or fees due based on the revised unit count,

Street Improvements:

a) The construction of the public improvements previously-approved under Public
Works Permits No. 06-007799 1P and 06-012425 IP are still required. Revise
previously approved public improvement plans to include the following:

i) Install crosswalk, stop sign and bar and centerline striping at the south leg
of the intersection of Esfahan Drive and Goble Lane.
i) Install a 25 mph speed limit sign. The exact location of the sign will be
identified during the public improvement plan stage,
b) Any deviation from the above referenced plans must be reviewed and approved
by the Public Works Project Engineer,
c) Dedication and improvement of the public streets shall be to the satisfaction of the

Director of Publiec Works.
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8. Private Streets: Per Common Interest Development (CID) Ordinance, all common
infrastructure improvements shall be designed and constructed in accordance with the
cwrrent CID standards.

All other standard Public Works requirements such as grading, storm, sanitary, landscaping,
clectrical, street improvements, ete., will be reviewed when the applicant has submitted a
Planned Development Permit Application and more complete plans, We reserve the right to alter
or adjust our comments at the formal submittal stage when more complete plans are submitied.

Please contact Joe Dyke at josepl.dykef@sanjoseca.gov or (408) 535-6821 or me at
maria.angeles@sanjoseca.poy or (408) 535-6817 if you have any questions. You may also
reach our Division Manager, Michael Liw, at michael.liw@sanjoseca.gov or (408) 535-6835.

Maria Angeles
Sentor Civil Engineer
Development Services Division

MBA.:jd:kg
6000_6001335033,D0OC

c: Patrick Chan, BKF Engineers
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